
LINCOLN/LANCASTER COUNTY PLANNING STAFF REPORT
_________________________________________________

for June 8, 2005 PLANNING COMMISSION MEETING

This is a combined staff report for related items.  This report contains a single background
and analysis section for all items.  However, there are separate conditions provided for the
use permit application.

PROJECT #:  Change of Zone #05042
Use Permit #89C

PROPOSAL: To change the zoning from O-3 Office Park to B-2 Planned
Neighborhood Business to allow restaurant and retail.

LOCATION: South 14th Street and Pine Lake Road

LAND AREA: CZ#05042 - 5.39 acres more or less.
UP#89C - 20.76 acres more or less.

CONCLUSION: UP#89 originally limited B-2 to the 5.34 acres at the west end of the site,
between South 14th and South 16th Streets.  The remainder was zoned
O-3 to limit strip commercial development while allowing flexibility to
develop both office and apartments.  The mix of uses as laid out in the
original development plan represents a good use of land at this location.
These requests to change the zoning to B-2 west of South 16th Street
and allow commercial uses over a 1,500' long strip between South 16th

Street and South 20th Street, which was previously designated in the use
permit for apartments, will allow the type of strip development along a
major street staff that is not consistent with the Comprehensive Plan.
With approximately 3,900,000 square feet of commercial floor approved
near the area bounded by South 14th and South 16th Streets, and Pine
Lake and Yankee Hill Roads, additional commercial floor area is not
needed in this area.  It was noted during the review that either a waiver
to the requirement that all lots front onto a public street or private must
be requested, or the site plan must be revised to not require it.  If the
waiver is requested, action on these applications must be delayed two
weeks to allow publication of the revised legal notice.

RECOMMENDATION: 
CZ#05042 Denial
UP#89C  Denial

Waiver:  Adjustment to Setbacks   Denial
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GENERAL INFORMATION:

LEGAL DESCRIPTION: See attached legal descriptions.

EXISTING ZONING:  O-3 Office Park, B-2 Planned Neighborhood Business

PROPOSED ZONING: Changes a portion of the O-3 Office Park to B-2 Planned
Neighborhood Business

EXISTING LAND USE:  The area of the change of zone is undeveloped; the B-2 from
South 14th to 16th Streets is developed with commercial, and the O-3 east of South 20th is
developed with office.

SURROUNDING LAND USE AND ZONING:  

North: Undeveloped, School AG, R-1, P
South: Residential (multiple-family, single-family) R-3
East: Residential (multiple-family) R-4
West: Commercial I-3

HISTORY:

October 19, 2004 - UP#89B, a request for on-sale alcohol in the B-2 near South 14th Street
was withdrawn by the applicant.

July 21, 1997 - UP#89A was approved revising the occupancy schedule to allow the
development of commercial space before the construction of the apartments. 

September 9, 1996 - UP#89 was approved allowing 41,500 square feet of office floor area,
45,850 square feet of commercial floor area, and 216 multiple-family units.

COMPREHENSIVE PLAN SPECIFICATIONS:

Page F19 - Strip commercial development along transportation corridors is discouraged.

Page F25 - The Land Use Plan designates the west 5.34 acres of the site for commercial land uses, the
remainder is designated as urban residential.

Page F37 - Commercial and Industrial Development Strategy
The commercial and industrial development strategy presented below seeks to fulfill two
notable objectives: (1) the approach is designed to provide flexibility to the marketplace in
siting future commercial and industrial locations; while at the same time (2) offering
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neighborhoods, present and future home owners, other businesses, and infrastructure
providers a level of predictability as to where such employment concentrations might be
located. Balancing these two objectives in a meaningful way will require diligence, mutual
understanding, and an ongoing planning dialogue.

Page F41 - Guiding Principles for Commerce Centers
Commerce Centers shall be designed and constructed to meet the intent of the environmental
resources section of this plan. These centers shall in themselves include green space and
enhance green space separation, where possible, among communities and mixed use areas.

Strip commercial development is discouraged. Commerce Centers should not develop in a
linear strip along a roadway nor be completely auto oriented.

Commercial locations should be easily accessible by all modes of transportation including
pedestrian, bicycle, transit and automobiles. Centers should be especially accessible to
pedestrians and bicycles with multiple safe and convenient access points.

Commerce Centers should have convenient access to the major roadway system and be
supported by roads with adequate capacity.

Physical linkages (i.e., sidewalks, trials, roads) should be utilitzed to directly connect
Commerce Centers with adjacent development, although undesirable traffic impacts on
adjacent residential areas should be avoided or minimized.

Page F97, 98- Pedestrians 
The sidewalk system should be complete and without gaps. The pedestrian network in
shopping centers should be integrated with adjacent activities.

Pedestrians should be able to walk in a direct path to destinations like transit stops, schools,
parks, and commercial and mixed-use activity centers.

      Activity Corridors and Centers - Directness and safety for pedestrians going to, from, and
within these corridors and centers should be stressed.

UTILITIES: All utilities are available to serve this area.

ANALYSIS:

1. This request includes two applications, a change of zone from O-3 to B-2 and UP#88C
with requests to adjust the yard setbacks to 0' in both the B-2 and O-3 areas.  

2. The Comprehensive Plan designates the west 5.34 acres of the site for commercial
land uses, the remainder is designated as urban residential. 

3. UP#89 was unique in that it approved apartment building construction in the O-3 Office
District.  Before UP#89 was approved, a portion of this ground was zoned R-4 and
was approved for 144 apartments as part of the South Ridge CUP.  The reason for the



Change of Zone #05042 Page 4
Use Permit #89C
South 14th Street & Pine Lake Road

previous O-3 zoning and for UP#89 was to increase the apartment density from 144
to 216 dwelling units.

4. The staff report for UP#89 stated: 

"The Planning Staff was concerned that the offices on the east end of the project would
be built first, and then with O-3 zoning in place the applicant would amend the use
permit to allow for commercial development in this entire area.  The applicant has
submitted a development and occupancy schedule which states that building permits
for the office buildings can not be issued until after a permit has been issued for the
first apartment building.  The commercial area on the west end of the project can be
constructed at any time."

5. One reason staff recommended approval of the change of zone from R-4 to O-3 was
that the development and occupancy schedule would assure that the apartments would
be built before the office buildings.  Regardless of market demands, the concern was
that if the offices were built first, the apartments would not be built and strip commercial
development along Pine Lake Road would result.

6. UP#89A, which was approved July 21, 1997 over staff’s objection, amended to the
occupancy schedule to allow the office buildings to be built before the apartments.  The
office buildings east of south 20th Street have been built, but the apartments have not.
The site plan proposed with this amendment deletes the 216 apartment units and
replaces them with 106,500 square feet of commercial floor area that includes
restaurants, retail, bank and office.

7. The Comprehensive Plan at several points discourages strip commercial
development.  If these requests are approved, the entire south side of Pine Lake Road
from South 14th Street to South 27th Street will be office and commercial uses with two
exceptions.  One is the Lincoln Housing Authority apartment complex at Pine Lake
Road and Helen Witt Drive.  The other is a proposed church immediately to the east
of the Housing Authority complex which is part of a PUD that also includes offices and
a convenience storage facility.

8. Within and around the area approximately bounded by South 14th & South 27th Streets,
and Pine Lake and Yankee Hill Roads, there is approximately 3,900,000 square feet
of approved commercial floor area.  A listing of approved commercial developments
in the area includes the following:
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UP#98 Southridge
(Super Saver)

SW of S. 27th & Pine Lake
Road

135,000 sq. ft.

UP#99 Southridge
(Shopko)

NW of S. 27th & Pine Lake
Road

207,000 sq. ft.

UP#11 SouthPointe Pavilions NE of S. 27th & Pine Lake
Road

1,146,000 sq. ft.

UP#100 Southridge SE of S. 27th & Pine Lake
Road

100,000 sq. ft.

UP#117 Horizon Business Center SW of S. 14th & Pine Lake
Road

530,000 sq. ft.

UP#129 Vavrina Meadows S. 14th Street between Pine
Lake and Yankee Hill Roads

115,000 sq. ft.

SP#1895
(planned service
commercial)

Vavrina Meadows S. 14th Street between Pine
Lake and Yankee Hill Roads

361,200 sq. ft.

UP#134 Pine Lake Heights S. 4th NE of S. 27th & Yankee Hill
Road

316,500 sq. ft. 

SP#2022 (planned service
commercial)

Pine Lake Heights S. 4th NE of S. 27th & Yankee Hill
Road

172,650 sq. ft. 

UP#149 Stone Ridge Estates NW of S. 27th & Yankee Hill
Road

166,000 sq. ft. 

UP#147 Tamarin Ridge S. 27th & Tamarin Ridge
Road

26,500 sq. ft.

SP#1989 Tamarin Ridge S. 27th & Tamarin Ridge
Road

115,000 sq. ft.

UP#154 Wilderness Hills SE of S. 27th & Yankee Hill
Road

495,850 sq. ft. 

TOTAL 3,895,850

9. It should be noted that of the retail, restaurant, bank, and office uses proposed,  office
and banks are permitted in the O-3, and restaurants are allowed by special permit.
Other than for retail, the change of zone is not necessary.

10. Public Works notes that the traffic study submitted does not include the fast food
restaurant with drive-thru as shown on the site plan.  If included, the vehicle trips are
approximately tripled when the proposed uses are compared to the approved
apartments.  This will likely require a traffic signal in Pine Lake Road, and if the traffic
signal is required Public Works does not support the right-in-right-out drive near Lot
3.  Because the need for the traffic signal would be in response to these requests,
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Public Works notes that the applicant should be responsible for all associated
improvements including right-turn lanes, a traffic signal, and left-turn lane extensions.

11. The proposed site plan does not create a pedestrian-oriented center, and lacks
several attributes for commercial centers as called for in the Comprehensive Plan.
During pre-application meetings staff has requested that additional sidewalk
connections be made, and that a different building layout be shown.  Staff would like
to have the opportunity to work with the applicant to revise the plan to create a more
pedestrian-oriented center if the requests are approved.  The final specific site layout
should be subject to site plan review and administrative approval by the Planning
Director.   

12. The effect of these requests is contrary to the Comprehensive Plan, and results in the
worst-case scenario for how new development could occur along Pine Lake Road.
Staff has raised this concern when amendments have been requested, noting that the
cumulative effect of the incremental changes will ultimately lead to strip commercial
along the extent of Pine Lake Road from South 14th to South 27th.

13. All lots must take access to either a public or private roadway.  The lots within the O-3
portion between South 16th and South 20th Streets do not front onto either a public
street or private roadway.  Either the site plan must be revised to show the lots with
frontage, or a waiver to the requirement must be requested.  If the waiver is requested,
the requests must be delayed for two weeks to allow the revised legal notice to be re-
published.

14. Staff recommends denial of both requests, however should the City Council choose to
approve them, staff recommends that approval be subject to the following conditions.

CONDITIONS:

UP#89C

Site Specific:

1. After the applicant completes the following instructions and submits the documents and
plans to the Planning Department and the plans are found to be acceptable, the application
will be scheduled on the City Council's agenda:

1.1 Revise the site plan as follows:
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1.1.1Add General Note #30 that states “THE LAYOUT SHOWN IS
CONCEPTUAL.  THE SPECIFIC SITE LAYOUT WILL BE APPROVED BY
ADMINISTRATIVE AMENDMENT PRIOR TO ISSUANCE OF BUILDING
PERMITS.”

1.1.2 Show a sidewalk system that connects the front door of all buildings to the
surrounding streets.

1.1.3 Show the length of the right-turn lane in Pine Lake Road at the drive to the
restaurant.

1.1.4 Show the traffic improvements to the satisfaction of Public Works and
Utilities.

1.1.5 Show all lots fronting upon a public street or private roadway.

1.1.6 Make revisions per the L.E.S. review.

1.1.7 Substitute plant species per Parks and Recreation Department’s review.

2. This approval permits 106,500 square feet of retail, restaurant, bank, and office uses
on Block 2 with adjustments to yard setbacks to 0'. 

General:

3.  Before receiving building permits:

3.1 The permittee shall have submitted a five copies of a revised final plan and the
plans are acceptable:

3.2 The construction plans shall comply with the approved plans.

3.3 Final Plats shall be approved by the City.

Standard:

4. The following conditions are applicable to all requests:

4.1 Before occupying the building all development and construction shall have been
completed in compliance with the approved plans.
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4.2 All privately-owned improvements shall be permanently maintained by the
owner or an appropriately established owners association approved by the City
Attorney.

4.3 The site plan accompanying this permit shall be the basis for all interpretations
of setbacks, yards, locations of buildings, location of parking and circulation
elements, and similar matters.

4.4 This resolution's terms, conditions, and requirements bind and obligate the
permittee, its successors and assigns.

4.5 The applicant shall sign and return the letter of acceptance to the City Clerk
within 30 days following the approval of the special permit, provided, however,
said 30-day period may be extended up to six months by administrative
amendment.  The clerk shall file a copy of the resolution approving the special
permit and the letter of acceptance with the Register of Deeds, filling fees
therefor to be paid in advance by the applicant.

5. The site plan as approved with this resolution voids and supersedes all previously
approved site plans, however all resolutions approving previous permits remain in
force unless specifically amended by this resolution.

Prepared by:

____________
Brian Will
Planner
May 23, 2005

APPLICANT/CONTACT: Mark Palmer
Olsson Associates
1111 Lincoln Mall
Lincoln, NE 68508
402-474-6311

OWNER: Ridge Development Company
2001 Pine Lake Road, Suite 100
Lincoln, NE 68516

F:\FILES\PLANNING\PC\PERMITS\UP\UP89C South 14th & PLR.bjw.wpd
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